32. THIRD ROUND: HARBOR RETIREMENT
DEVELOPMENT






RESOLUTION
SOUTH BRUNSWICK BOARD OF ADJUSTMENT

WHEREAS, Harbor Retirement Development, LLC, (the “Applicant™) has made
application to South Brunswick Township Board of Adjustment, File No. 17-040, for
preliminary and final site plan and bulk variance approval in order to develop the subject
property with a 113,45] square foot assisted living and memory care facility on a 25.95 acre lot
in the OR and the R-1 residential zones on the property located at 4331 U.S. Route 1

Southbound, on the Tax Map of South Brunswick as Block 98 Lot 3.06.
WHEREAS, a public hearing was held in this matter on December 7, 2017.

WHEREAS, the subject property is located in the OR and the R-1 residential zones and

assisted living and memory care facilities are not permitted uses in the zones.

WHEREAS, the Applicant has submitted the following documents in support of the

application:

1. Prelimivary and Final Site Plan: prepared by Kimley Hom, consisting of thirty-one
(31) sheets, dated August 18, 2017,

2. Stormwater Management Report: dated August 14, 2017, ibid;

3. Environmental Impact Statement: dated August 2017, ibid;

4. Sanitary Sewer System Design Calculations: dated August 14, 2017, ibid;

5. Water Demand Report: dated August 18, 2017, ibid,;

6. Traffic Generation Comparison: dated January 26, 2017, ibid;

7. Geotechnical Engineering Report: dated August 2017, prepared by Geo-

Technology Associates, Inc.;




8. Floor Plans Elevations: dated August 17, 2017, consisting of nine (9) sheets, prepared
by Plunkett Raysich Architects, LLP;

9. ALTA/NSPS Land Title Survey: dated October 10, 2016, consisting of five (5)
sheets, prepared by Blue Marsh Associates, Inc.;

10. Rendering of Perspective: dated December 7, 2017; and marked into evidence at the
December 7, 2017 hearing as exhibit “A-1.”

11. Rendering of Harbor Chase sign: dated December 7, 2017, and marked into evidence
at the December 7, 2017 hearing as exhibit “A-2.”

12. Alternate Rendering of Harbor Chase sign: dated December 7, 2017, and marked
into evidence at the December 7, 2017 hearing as exhibit “A-3.”

13. Aerial Exhibit depicting the existing condition: dated December 7, 2017, and
marked into evidence at the December 7, 2017 hearing as exhibit “A-4.”

14. Colorized Rendering: dated December 7, 2017, and marked into evidence at the
December 7, 2017 hearing as exhibit “A-5."

15. Rendering of the site plane: dated December 7, 2017, and marked into evidence at the
December 7, 2017 hearing as exhibit “A-6.”

16. Blow up of the rear parking lot pedestrian Walkway: dated December 7, 2017, and
marked into evidence at the December 7, 2017 hearing as exhibit “A-7.”

17. Colorized Landscape Rendering: dated December 7, 2017, and marked into evidence

at the December 7, 2017 hearing as exhibit “A-8.”

In addition, the Board heard testimony of Bignell Planning Consultants, Todd Blecher, and

received his report dated November 21, 2017; and, heard the testimony of the Board’s engineer,




Frank Antisell, of Accurate Engineering, P.C.; and received his report dated November 22, 2017,

and, received the reports of Bryan Bidlack, P.P. dated November 30, 2017.

WHEREAS, a public hearing was held on said application by the Board of Adjustment on

December 7, 2017; and the public was given the opportunity to be heard; and

WHEREAS, the Applicant presented the following witnesses in support of the

application:

Richard Baumer, the Applicant’s representative; and

Tony Diggan, licensed professional engineer;

- Adam Gibson, licensed professional traffic enginger.

WHEREAS, after considering the evidence presented in support of the application,

and taking note of public comment, and considering the reports and comments from the Board’s

professionals, the South Brunswick Board of Adjustment makes the following findings of fact;

1.

The Applicant is the proposed contract purchaser of the site, The Applicant proposes
to utilize the site for an adult assisted living and memory care facility.

The subject property is an irregular tract consisting of 25.95 acres. The property is
located on the southbound side of Route 1 between Ridge Road and Raymond Road.
It is situated across from the ‘Dow Jones’ office complex.

The site abuts the former Boy Scouts of America office building to the north. The
entire site is heavily wooded and is located in both the OR office research and the R-1
residential zones.

The Applicant proposes to construct and operate an adult assisted living and memory

care facility at the site. The Applicant is proposing to construct one (1) 113,451 sq.
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ft., three-story building which will be oriented towards the Route 1 frontage of the
site. The proposed building will have separate wings for assisted senior living and
memiory care patients. The building will contain 120 rooms and house 150 to 160
patient/resident beds. The Applicant received use variance approval by the Township
of South Brunswick Zoning Board of Adjustments File No. 17-005 to utilize the site
as an assisted living and memory care facility on June 8, 2017 wherein the Resolution
of Approval was adopted by the Township of South Brunswick Zoning Board of
Adjustment on August 17, 2017.

. The Applicant is seeking site plan approval to operate an assisted living and memory
care facility at the site. The Applicant is proposing to construct a single building
which will be oriented towards the Route 1 frontage of the site. The building will be
approximately 113,000 sq. f&. It will be a three (3) story building. The building will
have separate wings for senior living and memory care residents.

The Applicant is proposing a rear parking lot containing seventy-seven ( 77) parking
spaces. The Applicant is also proposing thirty (30) parking spaces in the front
parking area. The Applicant will provide a total of one hundred seven ( 107) parking
spaces on the site.

Stormwater management basins are proposed in the front and rear areas of the
building,

- All proposed development will oceur in the OR office research portion of the site.
Delineated wetlands are present on the rear and west portion on the Iot. The

Applicant is not proposing to develop the wetland area. The west driveway does



encroach into the wetland buffer area. The site plan also indicates a walking path in
the rear of the development,

The following bulk variances pursuant to N.J.8.A. 40:50D-70(c) from the
requirements of the OR zone district, and design waivers are required:

a. Bulk variance is required for parking, The ordinance requires the following:
Medical Center = 120,000 sq. . x 1 space/250 sq. ft. plus 1 per employee on
peak shift; Medical Center = 480 plus 20 = 500 total required parking spaces.
The total proposed parking spaces are 107 parking spaces. The Applicant
agreed, as a condition of approval, to provide a minimum of 107 parking
spaces,

b. Ordinance 62-1846 states that in any zoning district other than residential, C-
t, and C-4, land within 100 ft, of the boundary of a residential or mixed-use
district shall be known as a buffer area. The Applicant agreed to comply with
the bulk requirement in accordance with the recommendations of the Board’s
engineer.

¢. Ordinance Section 62-1794 requires screening of loading area from a public
street. If a loading area is required, the Applicant should provide the
screening required by the ordinance.

d. Township Ordinance requires sidewalks be provided along roadways. The

Applicant is not proposing a sidewalk along U.S Route I South. The

Applicant agreed, as a condition of approval, to provide a sidewalk along U.S.

Route 1 South in accordance with the recommendation of the Board’s

Engineer.




€. Any parking area with 50 or more parking stalls shall include pedestrian
walkways elevated at least six inches above the parking area to improve the
visibility of pedestiians, The Applicant is requesting a waiver.

10. The Applicant is represented by Christopher Degrezio, Esq., whose office is located
in Princeton, New J ersey.

11. The Applicant’s attorney stated that the Applicant only requires a small area of the
site to develop. He stated that approximately 16 acres of property, which is located in
the rear residential zone, will be deed restricted and preserved. The Applicant’s
attomey stated there will be no development in that area. However, he did note that
the Applicant may need to utilize the area for a utility connection.

12. The Applicant’s Attomey stated this is an inclusionary development. He stated ten
(10%) percent of the residents will be Medicaid eligible. He stated those beds will
qualify as affordable housing units.

13. The Applicant’s representative testified that Harbor Retirement Development, LLC,
owns and operates twenty-five (25) similar centers/communities in other states. He
testified that Harbor Retirement provides assisted living and memory care services to
seniors,

14. The Applicant’s repreéentative testified that Harbor Retirement is a mission driven
organization. He stated that Harbor Retirement is an operator in the assisted living
and memory care industry 2y mission and developers by necessity. He stated that
Harbor Retirement develops sites because there aren’t sufficient available existing

sites to purchase and refurbish.






